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SECTION A

Letter of Transmittal




August 18, 2014

Selectmen and Assessing Officials
Municipality of Moultonborough
6 Holland Street
Moultonborough, NH 03254

LETTER OF TRANSMITTAL

Dear Municipal Officiai:

The following report is intended to document the entire process associated with the data
collection, review, analysis and reporting necessary to render a credible opinion of value(s) in
accordance with RSA 21-1:14-b, and “Standard 6” of the Uniform Standards of Professional

Appraisal Practice (USPAP, 2012).

The intended Use of this Report: is to provide a basis for the revaiuation of ail real property in
the Municipality of Mouitonborough as required by the contract signed between the
Municipality of Moultonborough and Vision Government Solutions, Inc. A copy of this contract

is retained in Appendix “A”.

The Intended Client of this Report: are the Municipal Officials.

Other Users of this Report: include the public, property owners, municipal officials, and the

New Hampshire Department of Revenue Administration {(DRA).

The Date of Value Utilized in this Report: is April 1, 2014, as required by RSA 74:1 and RSA 76:2.

Type and Definition of Value Utilized in this Report: The type of value expressed in this report
is “market” vaiue, and is defined in RSA 75:1 as: “the property’s full and true value as the same

would be appralsed in payment of a just debt due from a solvent dehtor”.




An expanded definition of “Market Value” as defined within the NH Department of
Revenue Administration, Property Appraisal Division’s “600 Rules”, establishes the market value

of a property must meet the following criteria:
{a) Is the most probable price, not the highest, lowest or average price;
(b} Is expressed in terms of money;
(c} Implies a reasonable time for exposure to the market;

{d) Implies that both buyer and seller are informed of the uses to which the property

may be put;
(e} Assumesan arm’s length transaction in the open market;

{f} Assumes a willing buyer and a willing seller, with no advantage being taken by either

buyer or seller; and

{g) Recognizes both the present use and the potential use of the property. {NH

Department of Revenue Administration), Property Appraisal Division, “600 Rules”; Rev 01.14.)

Identification of the Property Rights Assessed in this Report: The type of property rights is “fee

simple”. Fee Simple Estate is defined as:

“Absolute ownership unencumbered by any other interest or estate; subject only to the
limitations imposed by the government powers of taxation, eminent domain, police power, and
escheat (the right of government to take title to property when there are no apparent heirs).”

{The Dictionary of Real Estate Appraisal, Third Edition, 1993, Page 140.}

Extent of Property Inspections: As required by the contract signed between the Municipality of
Mouitonborough and Vision Government Solutions, Inc., a measure and list was required for the

building permits and sales properties specified by the Municipality of Moultonborough.




Certification of Value:

The undersigned certifies that, to the best of our knowledge and belief:

1)

4)

7)

The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the
reported assumptions and limiting conditions, and are our personal, impartial,
and unbiased professional analyses, opinions and conclusions.

We have no present or prospective interest in the property that is the subject
of this report, and we have no personal interest with respect to the pdrties
involved.

We have no bias with respect to any property that is the subject of this report
or to the parties involved with this assignment.

Cur engagement in this assignment was not contingent upon developing or
reporting predetermined results.

Cur compensation for completing this assignment is not contingent upon the
reporting of a predetermined value or direction in value that favors the cause of
the client, the amount of the value opinion, the attainment of a stipulated
result, or the occurrence of a subsequent event directly related to the intended
use of this appraisal.

The analyses, opinions and conclusions were developed, and this report has
been prepared in conformity with “Standard 6” of the Uniform Standards of
Professional Appraisal Practice (USPAP, 2012).

We have not made a personal inspection of the properties that are the subject
of this report other than the sale properties and the properties which had a
building permit issued in the last year. These individuals, and anyone providing
significant mass appraisal assistance to the individual signing this report, are
identified in Appendix “B”, at the back of this report.

Cur opinion of the total market value, pursuant to RSA 75:1, and the NH
Department of Revenue Administration, Property Appraisal Division “600”
Rules, Rev. 601,14, for the assessed properties identified In Section 2 of this
report, as of April 1, 2014 is:




$2,781,848,028

See the Total Value Report by Property Class for details of value in Appendix D

Paul McKenney, Project Manager
Vision Government Solutions, Inc.

August 18, 2014




SECTION B

Scope of Work
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identification of Assumptions and Limiting Conditions:

The following Assumptions and Limiting Conditions apply only to the sale data utilized to

complete the sales analysis, and to establish the basis for the statistical benchmarks

incorporated into the analysis. Any exceptions to the following Assumptions and Limiting

Conditions wilf be documented on the individual property record cards, when applicable.

We have not been provided deeds to the assessed properties. Therefore, no
responsihility is assumed for the legal description provided or for matters

pertaining to legal issues and/or title,

We have not been provided deeds to the assessed properties. Therefore, the
properties were assumed 1o be free of any and all liens and encumbrances.
Each property has also been appraised as though under responsible ownership

and competent management.

We have not been provided surveys of the assessed properties. Therefore, we
have relied upon tax maps and other materials provided by the Municipality in
the course of estimating physical dimensions and the acreage associated with

assessed properties.

We have not been provided surveys of the assessed properties. Therefore, we
have assumed that the utilization of the land and any improvements is located
within the boundaries of the property described, and there is no encroachment

on adjoining properties.

11




6)

10)

We assume that there are no hidden or unapparent conditions associated with
the properties, subsoil, or structures, which would render the properties (land

and/or improvemeénts) more or less valuable.

We assume that the properties and/or the landowners are in full compliance

with all applicable federal, state, and local environmental regulations and laws.

We assume that all applicable zoning and use regulations have been complied

with.

We assume that all required licenses, certificates of occupancy, consents, or
other instruments of legislative or administrative authority from any private,
local, state, or national government entity have been obtained for any use on

which the value opinions contained within this report are based.

We have not been provided a hazardous condition’s report, nor are we
qualified to detect hazardous materials. Therefore, evidence of hazardous
materials, which may or may not be present on a property, was not observed,
As a result, the final opinlon of value is predicated upon the assumption that
there is no such material on any of the properties that might resuit in a loss, or

change in value,

Information, estimates and opinions furnished to the appraisers and
incorporated into the analysis and final report, was obtained from sources
assumed to be reliable and a reasonable effort has been made to verify such
information. -However, no warranty is given for the reliability of this

information.
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11)

12)

13)

14)

The Americans with Disabilities Act {ADA) became effective January 26, 1992,
We have not made compliance surveys nor conducted a specific analysis of any
property to determine if it conforms to the various detailed requirements
identified in the ADA. It is possible that such a survey might identify non-
conformity with one or more ADA requirements, which could lead to a negative
impact on the value of the property(s). Because such a survey has not been
requested and is beyond the scope of this appraisal assighment, we did not take
into consideration adherence or non-adherence to ADA in the valuation of the

properties addressed in this report.

The market forecasts, projections and operating estimates contained within the
report are predicated upon current market conditions, and forecasts of short-
term supply and demand factors. This information was obtained in the course
of interviews with knowledgeable parties, and in published public and private
resources, While this information was assumed to be credible, these forecasts
are subject to change due to unexpected circumstances, including local,

regional and/or national.

Any opinions of value in this report apply to an entire property, and any
allocation or division of the value into separate fractional interests will

invalidate the opinion of value reflected in this report.

Information pertaining to the sales of properties utilized in the analysis and
subsequent report has been confirmed with either the buyer, seller, or a third

party whenever possible, and is assumed to be reliable.
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15) Possession of this report does not carry with it the right of reproduction, and
disclosure of this report is governed by the rules and regulations of the New
Hampshire Assessing Standards Board {ASB), and is subject to jurisdictional

exception and the laws of New Hampshire.

Scope of Work as Identified in the Contract: The valuation report that follows is predicated
upon the contract signed between the Municipality of Moultonborough and Vision Government
Solutions, Inc. A copy of the contract is located in Appendix “A” of this report. The scope of
work identified in the contract and incorporated into the following report comprised the

following steps:

The contract stipulated that a measure and list was required for the building permits and sales
properties specified by the Municipality of Moultonborough. All property transfers within the
Municipality of Moultonborough spanning a period of two years prior to April 1, 2014 were
reviewed and analyzed to determine if the transfer was an “arm’s-length transaction. This was
accomplished by interviewing the buyer, seller, representative sales agent or verification of PA
34 forms. The interview also identified the sales price, and any terms or conditions surrounding

the sale that might have influenced the negotiated price.

This property information was analyzed, and the highest and best use of each property
identified, as described within this section. The qualified sale data was “stratified” by use type,
such as single-family residential, land, commercial, etc. The sale data was also stratified hy
neighborhood, in order to isolate more discrete “locational” differences and/or influences. The
verified sale data was then utilized to extract meaningful adjustments and/or benchmarks that
became the basis for various tables, such as cost, depreciation, view influence, water influence,
etc. Al pertinent factors, including physical, legal, and economic considerations were
considered and recognized, subject to the assumptions and limiting conditions referenced

above,
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Once the preliminary benchmarks were established, “data calibration” was required in
order to bring the computerized mass appraisal formulas and tables into conformity with the
market. To do so, a field review and further analysis utilizing “ratios” (a comparison of the
assessed value to its sale price} and the CAMA (Computer Assisted Mass Appraisal) software
was conducted in order to refine the base tables, and verify the alignment and consistency of

the base tables.

Finally, these benchmarks became the basis for the statistical analysis of these
properties, and new property values were developed utilizing at least one of the three possible
approaches to value (Sales Approach, Cost Approach, andfor Income Approach to value).

Overall, every effort was made to help ensure that the values were uniform and equitable.

Upon completion of the final review and approval of the Municipality’s values by the
Municipality, notices of value were then mailed to each taxpayer. These notices also included
sufficient information ({timing and location) to enable a taxpayer to attend an informal hearing
to “appeal” the new assessed value. Hearings were then held at a time and location scheduled
by the Municipality. Any changes that arose from the appeal and hearings process were

reflected in the final tax bill for 2014.

This report was then prepared in conformity with “Standard 6” of the Uniform
Standards of Professional Appraisal Practice (USPAP, 2012), as well as the contract signed

between the Municipality of Moultonborough and Vision Government Solutions, Inc.

Brief Description of the Assessed Properties: In accordance with the contract located in
Appendix “A” of this report, the Municipality of Moultonborough required all the real property
in its respective municipal boundaries to be valued. A breakdown of the Municipality’s real

property by “use type” follows:
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Commercial 208

Industrial 26
Residential 5592
Vacant Residentfal Land 1157
Current Use 134
Exempt 296
Total 7413

Determination of Highest and Best Use: Highest and Best Use is defined as:

"The reasonably probable and legal use of vacant land or improved property, which is
physically possible, appropriately supported, financially feasible, and that results in the highest
value. The four criteria the highest and best use must meet are: legal permissibility, physical
possibility, financial feasibility, and maximum profitability" * (The Dictionary of Real Estate

Appraisal, Third Edition, 1993, Page 171)

In most cases the “existing” use is already at its highest and best use, and will be

evaluated and assessed accordingly.

Importantly, however, in the case of “transitional” uses {a “transitional” use is a
property with a highest and best use that is no longer “maximally profitable”...and the existing
use is likely to change due to market and economic forces} the assessor may evaluate the
property on the basis of its projected highest and best use. In these circumstances, the
projected highest and best use is determined by a market analysis that references the four
criteria referenced above (legal permissibility, physical pessibility, financial feasibility, and
maximum profitability). A common example of this would be a vacant tract of residential land
{not in current use}, that is surrounded by significant numbers of residential homes and/or jots,
and the market conditions indicate a favorable housing market. In this case, the assessor may

justifiably assess the raw land on the basis of its legitimate development potential.
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Approaches to Value Considered and Utilized: The residential properties were vaiued by the
Sales Comparison and Cost approaches to value. Commercial properties were valued by the
Income and Cost approaches to value. The Cost approach was reconciled with the other

approaches and was used as the final value for assessment purposes.

Approaches to Value Not Utilized: There were limited qualified sales data over the past few
years for commercial properties. The few sales that did occur were considered, but there were
not enough sales for the various commercial types to rely on the approach for a final value

conclusion.
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SECTION C

Valuation Premises and Procedures
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Description of Basic Valuation Theory and Mass Appraisal:

Basic Valuation Theory:

1)

2)

The appraiser’s first task is to identify what property is being appraised. This
includes not only the physical aspects of the property, but the property rights as

well.

There are six basic property rights associated with the private ownership of
property, these include: 1} the right to use, 2) the right to sell, 3} the right to lease
or rent, 4} the right to enter or leave the property, 5) the right to give away, and 6)
the right to refuse to do any of these. These, and other rights, are known as the full
“bundle of rights”, which is understood to he attached to an ownership with “fee

simple” title which has been described in the preceding section.

The New Hampshire Supreme Court has ruled that for the purpose of property
taxation, the appraised property rights are assumed to be “fee simple”.4 (NH

Supreme Court, “Kennard v. Manchester, 68 N.H. 61, 36A, 553 (1894)

The next step is to identify the “highest and best use” of the property. Refer to the
preceding discussion, as well as the discussion on highest and best use in the

preceding “Assumptions and Limiting Conditions” section.

Once the highest and best and use has been determined, the appraiser begins the

process of data collection, studies the market and accompanying economic forces
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6)

8)

{such as “supply and demand”) that pertain to the highest and best use, and

assembles the relevant data and statistics for incorporation into the analysis.

Strategies for data collection will vary with the type of data being sought, and may
not be the same for every property “use”. Overall, the comparative data, which
may include descriptions and/or confirmations of physical attributes (such as total
size, number of bedrooms, presence of a finished attic or basement, etc.) cost,
income and expense, and details of sale or transfer information are collected, if

applicable.

At this point, neighborhood boundaries can be established in order to “stratify” the

" properties and the property-specific factual information collected in the field, and

the statistical information pertaining to the market/economic forces that impact an

area in a meaningful and cohesive way.

This market-derived information, such as sale information, improvement costs and
depreciation is then entered into the Municipality’s CAMA (Computer Assisted Mass
Appraisal)} system, and forms the basis for the database “tables” that enable the

CAMA system to generate specific property values.

There are primarily three “approaches” or analytical techniques utilized to develop

an opinion of vaiue, and these techniques are incorporated into the CAMA system.

9A) The first valuation technique is referred to as the “Sales Comparison Approach”,

and is based on the premise that the appraiser can utilize sale prices of similar

properties as evidence of value. In other words, assuming similar market conditions

(supply and demand) a similar property would self for a similar price. However, because
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no two properties are ever exactly alike, and market conditions can change, a
systematic series of “adjustments” are made to the sale property in order to bring it
into conformity with the appraised property. In the context of mass appraisal
performed for assessment purposes, the “appraised” property begins with a “generic”
property description that is utilized to establish a “baseline” for comparing similar
properties. For instance, a “single-family residential ranch-style home, approximating
2,000 square feet, three-bedrooms, two-baths, and of average quality construction and
condition.” The sales are then compared and adjusted in order to isolate the various
market factors and baseline parameters that are then applied to the specific properties
being assessed. Overall, the Sales Comparison Approach is based upon the pripciple of
“substitution”, which assumes that when several similar properties are available the

property with the lowest price will attract the greatest demand.

8B) The “Cost Approach” is based on the concept that the likely value of an existing
property is the value of the underlying land pius the replacement cost of the
depreciated improvements. Typically, a Cost Approach would not be utilized for an
appraisal of vacant land. The replacement cost of the improvement is typically derived
from published cost tables, or derived directly from localized information, and should
be updated as required by market conditions. importantly, the assessor typically
evaluates the existing improvement on the basis of its “utility” and function, rather than
attempting to duplicate or exactly “reproduce” the assessed property. Similar to the
Sales Comparison Approach, the Cost Approach is also based upon the principle of

“syubstitution”,

9C) The “Income Approach” is based upon the principle of “anticipation” which

recognizes that value is created by the owner’s expectation of future benefits.
Typically, these benefits are anticipated in the form of income, and/or in the anticipated
increase in the property’s value over time, This technique requires that the appraiser
estimate the potential gross market income for the property at its highest and best use,

subtract all appropriate expenses to derive the net operating income. The net
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operating income is then divided by a “capiialization” rate, or the market-derived rate
investors would expect on alternative investments that share the same degree of risk as

the appraised property. A simplified income approach is structured as foliows:

Annual Potential Gross Income

5 apartments @ $1,000/month = $S60,000
Annual Vacancy Rate = 5% annually = {53,000}
Annual Effective Gross Income = $57,000
Annual Expenses = {$23,000)
Net Operating income = 534,000

Capitalization Rate = 10%

Property Value = $34,000 / 10% = $340,000

10} Completion of all three of the preceding independent approaches to value is
preferable, since each independent approach provides a useful “test of
reasonableness”, and more such tests are preferable to fewer such tests. However,
it is not always possible to complete a specific approach due to the unavailability of
meaningful data. Finally, the different values reached by independent techniques
are “reconciled” by evaluating both the quality of the information utilized in each

approach, and a final opinion of value is selected.
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Mass Appraisal:

11) Mass appraisal utilizes many of the same concepts outlined above. However, in
light of the necessity to attach values to muitiple properties, as opposed to a single
property, mass appraisal emphasizes data management, statistical valuation models
and statistical quality control. In regard to the statistical modeling required,
typically the utilization of an automated valuation model (AVM), also referred to as
Computer Assisted Mass Appraisal (CAMA)} software is required, The CAMA or AVM
is a2 mathematically based computer software program that produces an estimate
of market value based on market analysis of location, market conditions, and real
estate characteristics from information that was previously and separately
collected. The distinguishing feature of CAMA or AVM software is that it is a market
appraisal produced through mathematical modeling. Importantly, as in most if not
all data processing systems, the credibility of the results is highly correlated with
the quality of the input data utilized, and the skills of the assessor or analyst

utilizing the CAMA or AVM software.

12) Therefore, a mass appraisal system generally relies upon four primary
“subsystems” that include: 1)} a data management system, 2) a sales analysis
system, 3) a valuation system, and 4) an administration system, Each subsystem is

briefly described below:

12A) The Data Management system is the core of the mass appraisal system and

should be carefully designed and implemented. Fundamentally, the data
management system is responsible for the data entry and subsequent editing, as

well as the arganization, storage and security oversight of the data. Essential to the
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data management system is quality control, as the reliability of the data will have a

direct and profound impact on the guality of the resulting output and values.

12B) The Sales Analysis subsystem is responsible for the collection of sale data, sale
screening, various statistical studies and sales reporting. The following statistical

techniques are utilized to calibrate and fine-tune the data assumptions:

“Ratio”: refers to the reiationship between the appraised or assessed values
and market values as determined by a review of sales. The ratio studies, which are
the primary product of this function, typically provide the most meaningful
measures of appraisal performance and provide the basis for establishing corrective
actions (re-appraisals), adjusting valuations to the market, and in administrative
planning and scheduling. The requirement, as established by the State of New
Hampshire's Assessing Standards Board, is to maintain a Median Ratio between
90% and 110% of market value (A Ratio of 100% Is preferred, indicating the

assessed value is identical to the market value).

“COD”: or "Coefficient of Dispersion”, is another important statistical tool
utilized in mass appraisal, and refers to the average percentage deviation from the
median ratio. As a measure of central tendency, the COD represents the degree to
which the data being analyzed clusters around a central data point, such as the
median ratic. The requirement, as established by the State of New Hampshire’s
Assessing Standards Board, is a COD no greater than 20% (a lower COD is preferable
to a higher COD).

“PRD”: or “Price-Related Differential”, is calculated by dividing the mean by the
weighted mean. A PRD greater than 1.03 indicates assessment regressivity {when

high-value properties are assessed lower, or disproportionate to, than low value
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properties}). A PRD lower than 0.98 indicates assessment progressivity {(when high-
value properties are assessed higher, or disproportionate to, low-value properties.
The requirement, as established by the State of New Hampshire’s Assessing
Standards Board, is a PRD no greater than 1.03, and no lower than 0.98. Overall, a

PRD equal to 1.0 1s preferred.

12C) The Valuation System generally comprises the statistical application of the

three approaches to value (identified in the preceding section). For instance,
utilization of the Sales Comparison Approach includes a statistical analysis of
current market sales data. The Cost Approach would utilize computerized cost and
depreciation tables, and reconciliation of these computerized cost-generated values
with market-derived sales information. The Income Approach can utilize computer-
generated income multipliers and overall capitalization rates. The Valuation System
is also utilized to extract adjustments and/or factors that are utilized in the

development of values.

12D) The Administrative System includes such core {often automated) functions as

development of the property record cards and assessment roll or property tax base,
the preparation of the tax notices, and retention of the appeals and other

miscellaneous property files.

Period of Time Associated with Sales/Data Collection: Sale data utilized for the purpose of
completing this analysis spanned a two-year period from April 1, 2012 to March 31, 2014. Only
sales confirmed to be qualified “arms-length”, or market-oriented transactions were utilized in

the analysis.

Data Collection and Sales Verification Procedures: The County Registry of Deeds provides the

Municipality’s Assessing Department with copies of all recorded property transfers within 30
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days of the date of transfer. Each individual sale was then analyzed by the Municipality’s
assessing staff to determine if the transfer was a “qualified” sale; i.e., arm’s-length and market
oriented. The qualification procedure required either a direct interview with either the buyer,
seller, or broker/representative familiar with the circumstances surrounding the negotiated
transfer of the property or was verified through PA 34 forms. Upon final qualification, an
attempt was made to inspect the property (interior also, when applicable), and the property

record cards were updated.

Number of Sales Utilized in Analysis: As previously described, as of the date of this report,
there are 7,413 total parcels situated in the Municipality. The breakdown of all property
transfers for 4/1/2012 to 3/31/2014 within the Municipality by “use type” is as foliows:

Commercial 24
Current Use 13
Exempt 41
Industrial 0
Residential 1160
Vacant Residential Land 172
Total 1350

The breakdown of all gualified property transfers within the Municipality by “use type” follows:

Commercial 4
Industrial 0
Residential 200
Vacant Residential Land 13
Total 217
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Description of Data Calibration Methods: The sale data is verified for accuracy by submitting
each one of these sale properties to a thorough physical {measure and list} and market analysis
(by confirming a transaction was “arm’s length”, with no unusual circumstances that might have
influenced the negotiated sale price}, including interior inspection whenever possible. Once
verified, and the preliminary benchmarks were established, field reviews were conducted in
order to refine the base tables, and verify the alignment of properties and the tables by “use”
type and location, for example. The preliminary values were further “validated” by the
statistical testing of the sale data made possible by the CAMA software system. The CAMA
software groups and sorts the data by various elements of consideration such as: improvement
iype, age, size, and neighborhood, and various “ratios” are developed that reveal discrepancies

in the underlying valuation model.

Significance of Adjustments and Factors: “Adjustments” and “factors” are mathematical
changes to basic data (for example, a “base” table) to facilitate comparisons and understanding.
This process assumes a “causal” relationship among the various factors for which the

adjustments are made,

Examples of factors and/or adjustments can include such important elements of
consideration as water front or view or water access amenities. Importantly, a “feature” can be
a positive influence on property value, or a “negative” influence on property value. The specific
adjustments or factors applied to properties with amenities such as these, are typically derived
from a detailed sales analysis. Once the appropriate sales are identified and confirmed or
“qualified”, several technigues are utilized to extract, or isolate, the specific factor the appraiser

is trying to identify.

One such technique is known as “extraction”, this is where the appraiser subtracts the
depreciated value of the improvements from the total sale price, to arrive at the underlying
value of the specific land component being analyzed. This is the most commonly used method.
Another technique, known “matched-pair” comparison anaiysis; wherein sales of properties
that retain these features are compared to sales of properties that do not retain these features

and the specific “contributory” value or factor attributable to the feature is isolated.

27




SECTION D

Time And Market Trending Analysis
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Explanation and Derivation of Time Trending Factors: Time trending refers to an analysis of market
conditions over a specific period, with two objectives: 1) First, the assessor must identify whether the
market has appreciated, remained stable, or declined since the last valuation/reporting period; 2)

Secondly, the assessor must determine the actual rate of such activity, typically on a percentage basis.

The most useful and direct basis for extracting the rate of market change, whether up, down, or
neutral, is to identify property that has sold twice with few changes in the property between the two
sale dates. In such situations, the rate is calculated by comparing the change in sale price between the
two periods. The reliability of this extracted rate of change is greatly improved when a number of such
sales are available. Unfortunately, there have not been any resales in the two year period preceding

April 1, 2014,

Another technique, less direct, but generally more statistically reliable due to the number of
sales associated with the study is to extract the rate of change in market conditions Sale Date Quartile
stratification of sales to assessment ratios. The date range is from 4/1/2012 to 3/31/2014. There were

213 qualified residential improved sales during this time period.

:Date Count Sale Price  Appraised A/SRatio  Sale Price Appraised  A/SRatic  Abs Disp cob Average
.2,H1 23 534,649 515,435 0.97 285,000 301,800 0.97 006 6.36% 0.57
2,H2 58 524,319 495,328 0.95 261,000 243,500 0.95 0.05 7.64% 0.94
3,H1 46 362,525 357,317 1.02 228,000 230,800 0.98 005 9.74% 0.99
3, H2 67 581,869 563,448 1.02 248,000 231,300 0.97 0.07 13.31% 0.97
4, H1 19 545,028 540,468 1.02 265,000 262,500 0.98 0.06 8.81% 0.99

510,443 493,580 1.00 259,000 243,100 0.97 0.06 9.91% 0.97

Based on this method it was determined that a time adjustment was not needed when analyzing

market sales for the 2014 revaluation of Moultonborough.

29



SECTIONE

Land Data
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Explanation of Land Valuation Methodology:

Land Valuation begins with an understanding that every municipality can be segregated into areas
which are differentiated by varying characteristics, such as type and quality of foads, topographic and
.scenic features such as views & waterfront amenities, approved uses of property, and the quality
and/or maintenance of such surrounding uses, etc. Typically, these distinguishing characteristics resuit
in differing market responses, in terms of the underlying land value, that can be positive or negative.
Therefore, land valuation depends upon using all the available data to establish a “base”, or “typical”
tand rate for a municipality and then creating and applying a “schedule” of positive or negative

adjustments corresponding to the degree of difference from that base.

To begin, local sale data is collected and examined. Sales of vacant fand p'rovide the most direct and
reliable estimate of land value. However, when an insufficient number of vacant land sales are
available, a land “extraction” technique can be utilized where the depreciated value of any structures or
improvements on the property are deducted from the total sales price, resulting in the contributory
value of the underlying land. Additional land value information can also be obtained by interviews with

knowledgeable local brokers and real estate agents,

The two primary methods of valuing land are associated with the sales comparison approach. The
“comparative unit” method enables the assessor to determine a typical per unit value for each strata of
land, by calculating the median or mean sale price per unit. The “base lot” method requires the
assessor to establish the value of the standard or “base” parcel in each stratum through a traditional
sales comparison approach, with the base lot serving as the subject parcel. Once the base lot value is
established, it is used as a benchmark to establish values for individual parcels, with adjustments made

to each parcel as a result of their unique or varying characteristics.

Base Land Curve: Whether by the “comparative unit” method, or the “base lot” method, a generic
“base” value for land was established for each strata, reflective of the underlying market conformity of

land values within the strata. Typically, there is an inverse curvilinear relationship between tract size
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and per acre prices. Larger sites are considered to sell for lower per acre values (all else being equal)
and, inversely, smaller sites are considered to sell for larger per acre values. However, at some point’
these differences become too insignificant to be recognized in the market, and no adjustment js

justified,

Residential base land curve values were developed both through the analysis of vacant land sales and
use of the land extraction technique. Land sales that were considered arms-length transactionsl were
utilized in the analysis. Preference was given to those sales that required no location adjustments and
were “typical” for the municipality. These lot sales were analyzed to determine correlations of lot size

versus sale price. Adjusted Price is the trended sale price minus the value of any Outbuilding on the

property.

The indicated range falls between $0.41 and $1.40 per square foot on the primary site value. These
numbers are not adjusted for location within the municipality or other contributing factors to land

value,

In addition to the arms-length vacant land sales, a land extraction technique was also used to assist in
the development of the fand schedule. In this procedure, the depreciated building values were
subtracted from the trended sales prices to determine an indicated residual fand value. This value was
compared to the land size to derive an indicated price per square foot. Those sales that required no
location adjustments and were “typical” for the municipality were used. The range of values fails
between $0.61 and $2.74 per square foot. These numbers are not adjusted for Jocation within the

municipality or other contributing factors to land value.

Taking into account all of the data regarding sales price comparative to lot size, the land curve for the

municipality was set as follows:

SQFT PRICE/SF LOT PRICE (ROUNDED)
500 $59.13 $29,600
1,000 $33.67 $33,700
4,356 $8.86 $38,600
10,890 $4.00 $43,600
21,780 $2.18 $47,500
32,670 $1.64 + 553,600
43,560 $1.30 $56,600
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Site Index:

The next step is to identify the larger areas of town that might require an overall adjustment to
this base value and establish the corresponding boundaries associated with each. As examples,
these could be based on such things as geographic location, traffic flow, proximity to
commercial or industrial areas, available amenities, zoning or any other homogeneous
grouping of parcels that are similar in characteristics. These areas are identified by a Site Index
which has a corresponding value adjustment associated with it. Through the land analysis
process, six distinct site indexes were developed for residential parceis and coded with a

number of 4 through 9,

Site Index Code | Adjustment Factor
4 0.80
5 1.00
6 1.08
7 1.18
8 1.55
9 5.80

I”

A 5 Site Index is considered “typical” for the municipality and bears no adjustment factor. The
factors for codes 4, 6, 7, 8 and 9 were applied based on the appraiser’s observation of the
desirability of the designated areas. These factors were tested against the trended sales and
produced median ratios in a range of 0.95 -1.25. See the Sales Analysis grouped by Site index

below for further detail.
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Index  Count Sale Price  Appraised A/SRatio  Sale Price Appraised A/SRatio Abs Disp CcoD Average

4 1 145,000 73,700 1.23 60,000 73,700 1.23 0.00 0.00% 1.23
5 80 199,242 193,694 1.00 188,500 196,050 0.97 0.07 11.46% 0.97
6 20 230,097 222,750 1.05 212,500 192,650 0.97 0.05 14.74% 0.97
7 7 205,076 192,314 0.94 205,000 191,800 0.96 0.07 6.40% 0.94
8 14 322,867 309,507 0.96 279,500 280,800 0.96 0.04 558% 0.96
9 67 1,146,923 1,110,064 0.99 750,000 781,100 0.97 0.05 7.82% 0.97

547,094 529,512 1.00 265,000 254,200 0.97 006 9.97% 0.97

Code 9 is reserved for those parcels with direct waterfront and the factor here was derived from
extraction of the indicated land values of sales in this area. There were 67 sales improved sales in this
area and the improvement values were deducted from the sales prices to find the indicated land values.
When these values were compared against the land values calculated by the land curve and NBHD

factors, it was clear that an adjustment was required. The median adjustment required to achieve land

values similar to those indicated in the extraction was 6.20. See Appendix E to view the Waterfront

Extraction spreadsheet showing the sales used and the calculations for the required adjustment.

The median required adjustment shown in the extraction spreadsheet was 5.95. A factor of 5.8 was
applied to Site Index 9 representing 96% of the 6.20 median. When tested against the sales, this
adjustment brought about a 0.97 median sales ratio for those parcels designated with a 9 Site Index.

See the Sales Analysis grouped by Site Index above for further detail.

Neighborhood codes:

It is often required to further identify smaller pockets of properties within these larger areas
that have additional characteristics requiring adjustment. Examples might include location

within a subdivision, water views, specific waterfront locations, etc. These areas are identified
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by a Land Neighborhood Code (listed as “ST 1dx” on the field cards). A list of each
neighborhood code and corresponding adjustmént are located in Appendix E labeled Land
Tables. A description of each neighborhood code is also located in Appendix E. These
neighborhood codes were applied in previous revaluation years based on the observations
over time of the assessors’ office and/or revaluation staff during the analysis of sale patterns.
They have been carried forward as the boundaries of the designated areas have changed very
little over time. They may have also been used simply for identification purposes (such as in
the case of condos and boat slips). When sale properties with a Neighborhood designation

used for valuation are analyzed, the overall Median sales ratio is a .97 with a COD of 9.97%.
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Land Pricing Instructions:

Land Line 1: The base lot is entered on this landline and includes any land up to 43,560 SF. The Site
index and Neighborhood Code adjustments are utilized to adjust for location. As stated above, Site
Index 9 and the Neighborhood Codes were reserved for waterfront/water influence properties. Any
access, right of way {(ROW), allowable use or topography adjustments can be found in the condition
factor section using the following guidelines:

Typical Land Adjustments

Type Adjustment
Building Lots accesses, rows, etc. Minus 5 - 10%
Vacant buildable lots No adjustment
Unbuildable-Size, shape, topography Minus 90%
Landlocked Minus 75%
Excess Acreage- steep/wet Minus 10 - 90%
Current Use per State guidelines

Land Line 2. Any excess acreage over the first acre will be priced here at $4,000/acre. In addition, any

applicable topography, easements, ROW's {condition factor adjustments/considerations) can be
adjusted here in the condition factor section as needed. Site index codes are not utilized on excess
acreage but Neighborhood codes may apply.
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Land Valuation Model:

The land valuation model for each land line is defined as Land Value = Size x Unit Price x Site Index
factor x Condition Factor x Neighborhood factor.

Example:

43,560 Square Foot Lot

$1.30 per Sq. ft. (from Land Curve}

Site index Factor 1.00 (S} 5)

Condition Factor 1.00

Neighborhood Factor 1.05 {SL1 Skyline Drive)

43,560 x $1.30x 1.00 x 1.00 x 1.05 = $59,459

Land Value = $59,500 rounded
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SECTION F

Improved Property Data
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Process for Collecting, Validating and Reporting Data: All buildings had an
external drive by review to verify the accuracy of the real estate data that was
collected. It is necessary to observe the style, quality, condition, and sub area of

each component of the building. The following elements have been reviewed:

- Style Type {Rarich, Colonial, etc.)

- Model (Residential, Commercial, etc.)
- Grade (Quality)

- Stories

- Occupancy

- Exterior Wall

- Roof Structure

- Roof Cover

- Interior Wall

- Interior Floor

- Heating Fuel and Type

- Air Conditioning Type

- Bedrooms, Bathrooms

- Year Built

- Condition of Property

- Functional and Economic Obsolescence

- Out Buildings & Exira Features
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Building Style:

Below is an explanation of typical styles of single-family residential houses.

Ranch: This style was built generally after 194('s, although some houses were built earlier and
could fall within this categery. A ranch is a one-story house, which is usually rambling and low

to the ground with a low-pitched roof.

Tri-Level: Generally built after 1940’s. The living area is on two or more levels with each level
having a single story height, generally seen on uneven terrain lots. It can be a front/rear or

side/rear split or a combination of the two.

Colonial: Traditional design built from 1700’s to present. Generaily 2 or 2 % stories with
balanced openings along the main fagade. Second floor overhangs are common. Newer

colonials attempt to imitate this classic New England design.

Cape Cod: Generally built from the 1920's to present. Built “close to the ground” with
simple lines. A high roof ridge often supplemented with full or partial dormers may provide

a second level of living area, but not a full upper story. Generally a gable roof.

Bungalow: Most bungalows were built in the early 1900's. A small, one-story design often
seen with an expansion attic area and/or dormers. Usually with an open or enclosed front

porch. Narrow across the front and deep from front to back.
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Conventional: An older type of house with no particular architectural design. Story heights

generally range from 1.5 to 2.5 stories.

Modern or Contemporary: Constructed since 1940's WWII. One-story, two-stories or split-

level. Characterized by large windows, open planning, horizontal lines and simple details.

Raised Ranch: This style combines the ranch and tri-level designs. The basement area sets
on or slightly below the ground level and is usually partially or entirely finished. Basement

garages are common.
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Building Valuation Model:

The building valuation model is defined as follows: Base Rate +/- Number of Baths etc... +/-
Size Adjustment +/- Grade of Construction = Adjusted Base Rate. Adjusted Base Rate x
Effective Area — Depreciation Adjustment = Building Value.

Example:

PID = 2145

Use Code = 1010

Cost rate Group = SIN

Model 1D = PO1

Section #1

Base Rate: 68 (starting base rate)

Size Adjustment: 98820 (adjustment for building size)
Effective Area: 1914 {Size of Building)

Adjusted Base Rate = {68 + .68) {comes from amenities listed under base rate adjustments) *
58820

Adjusted Base Rate: 67.87 {does not include quality of construction grade adjustment)

RCN = {{(67.87 * 1914) + 10000 {comes from flat value additions)} * 1 (grade adjustment)} + 0
{comes from non-factored flat value additions)

RCN: 139903 (cost new)

Base Rate Adjustments

FLOOR COVER 1 05 (Vinyl/Asphalt) = -.34 + Base Rate
FLOOR COVER 2 12 (Hardwood) = 1.02 + Base Rate

Flat Value Additions

FULL BATHROOMS = 10000 + RCN
Percent Good = 88
RCNLD: 123100

Building Value = $123,100 rounded
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Cost/Market Approach Modeling: Once all the pertinent physical data regarding
the improvements have been collected, the replacement cost of the building is
obtained. Vision’s cost tables were utilized to develop a replacement cost for the
building. Once the cost of the building was developed, depreciation from normal

wear and tear and from functicnal and economic obsolescence was deducted.

Depreciation: Depreciation is the loss in value from any cause, and is typically associated
with reasons that are “physical” (loss in value due to physical deterioration and/or ageing),
"functional” {due to deficiencies in the structure’s design} and/or “economic” (loss in value
due to factors external to the appraised property). In the appraisal of a single property {not
Mass Appraisal}, the three primary methods for estimating depreciation are: the “market
extraction method”, the “age-life” method, and the “breakdown” method. Typically, the
market extraction and age-life calculation techniques are utilized to capture the total
depreciation in a property from all sources. The “breakdown” method is a more rigorous
‘physical, functional, and economic. Typically, in mass appraisal, the identification of
depreciation relies upon the application of computer modeling techniques. Importantly,
regardless of the methodology utilized to identify depreciation, it is imperative that the final

estimate of depreciation reflects the loss in value from all sources.

The remaining value is considered the Replacement Cost Less Depreciation (RCLD).
The market indicated land value and any other outbuilding values are added to give
you a final value. This value is compared to market sale prices of similar properties to

ensure that the property is appraised at market value for Aprit 1, 2014.

Qualified sales that occurred between 4/1/2012 & 3/31/2014 were utilized. These
sales were analyzed based on style, year built, location, sales price, lot size and

building size. Refer to the Appendix D for the Sales Study Reports.
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Quality Adjustment Rating: A pure replacement cost system of valuation relies only on quality
of materials, design and workmanship in quality grade determinants. 1t has been said that the
three most important considerations in purchasing real estate are Location, Location and
Location. Unfortunately, a pure cost system does not address what might be a major value
ingredient on improvement values {Neighborhood and Location). Yes, materials, design and
workmanship should be the primary quality grade determinant, but the neighborhood’s appeal,
or lack therecof, may have a secondary impact. An extreme example o# this is that the so-called
$100,000 home in the $200,000 neighborhood will usually bring more than its pure
replacement cost. Because Vision Government Solutions, Inc’s Appraisal System is a
combination of Cost/Market Appraisal Systems, quality grades may need to vary slightly among
similar neighborhoods. Any variations from the pure cost approach quality rating should be
made only with supportable conclusive market evidence, using neighborhood sales to justify
these adjustments. Once the guality grade determinants are determined, the final quality
grades should be similar on simiar homes within similar neighborhoods. Equitability and

consistency are paramount,

Within Vision Government Solutions, Inc.’s Appraisal System, there are guality adjustments
available to cover a wide range of possible construction qualities. The quality grades applied to
the properties are multipliers, or factors, applied to the basic construction rate, which is derived

from the structural components.

What follows are the guidelines in establishing quality grades based purely on a cost

approach system, unadjusted for market neighborhood conditions:

Quality Grading Guidelines: The general quality specifications for each grade are as follows:
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Minimum Grade (01): Buildings constructed with very cheap grades of materials.

No extras, only bare minimum.

Below Average Grade {02): Buildings constructed with a minimum grade materials,
usually “culls” and “seconds” and poor quality workmanship resulting from
unskilled, inexperienced, “do-it-yourself” type labor. Low-grade heating, plumbing

and lighting fixtures.

Average Grade (03): Buildings constructed with average quality materials and workmanship
throughout, conforming to the base specifications used to develop the pricing schedule.
Minimal architectural treatment. Average quality interior finish and buiit-in features. Standard

grade heating, plumbing and lighting fixtures.

Above Average Grades (04-05): Buildings constructed with above average quality materials and
workmanship throughout, Ahove average architectural treatment. Above average quality

interior finish and built-in features. Above average plumbing and heating fixtures.

Good Grades (06-08): Buiidings constructed with good quality materials and workmanship
throughout. Moderate architectural treatment. Good quality interior finish and built-in

features. Good grade heating, plumbing and lighting fixtures.




Very Good Grades {09-11): Buildings constructed with very good quality materials and
workmanship throughout. Moderate architectural treatment. Very good guality interior finish

and built-in features. Very good grade heating, plumbing and lighting fixtures.

Excellent Grades (12-14): Buildings generally having an excellent architectural
style and design, constructed with excellent quality materials and

workmanship throughout. Excellent quality interior finish and built-in features. Excellent grade

heating, plumbing and lighting fixtures.

Luxurious Grades {15-17): Architecturally atiractive buildings constructed with superior quality
materials and workmanship throughout. Luxurious interior finish and built-in features. Deluxe

heating system and luxurious plumbing and lighting fixtures.

Custom/Unique Grades (18-21): Architecturally attractive buildings constructed with the finest

quality materials and workmanship throughout. Superior interior finish and

built-in features. Deluxe heating system, plumbing and lighting fixtures.
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Commercial Valuation Process:

The purpose of the mass appraisal is to determine an opinion of the market value of all the
commercial properties in the Municipality far 4/1/2014. In the appraisal of real estate, there are
three recognized approaches to value. These are: Cost Approach, Sales Approach, and Income

Approach.

Cost Approach Methodology: The cost approach is based on the theory that an informed buyer
would not pay more for a property than the cost to build a reasonable substitute. The cost
approach is therefore based on a comparison of the subject property to the cost to produce a new
subject property or a substitute property. Items considered in this estimate are the age, condition

and utility of the property.

In applying the cost approach the appraiser will first value the land of the subject based on
comparable land sales, sales land residuals or income land residuals. Secondly, the appraiser will
estimate the cost to construct the existing structure, along with any site improvements, and then
deduct any accrued depreciation from the cost. The land value is added to the cost value to derive

an indication of market value by the cost approach.

Sales Approach Methodology: The sales comparison approach is the process of comparing the
subject property to other comparable properties, which have sold within a reasonable period,
adjusting the sale prices of those comparable properties to compensate for differences, and

weighing the value indications developed to arrive at an opinion of market value for the subject

property.

The sales comparison approach reflects the actions and reactions of typical buyers and sellers in

the marketplace. A comparative analysis process is completed to determine and define
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similarities and differences of properties and transactions that can affect value. These elements
may include property rights appraised, financing terms, market conditions, size, location and

physical features.

Income Approach Methodology: This approach is based on set of procedures that derives a vaiue
by analyzing and determining an income flow from the market, and then capitalizing this stream of
income into a value. Income producing property is typically purchased as an investment.
Therefore, the premise is the higher the earnings the higher the value. An investor who purchases
income producing real estate is trading present day dollars for the expectation of receiving future

dollars.

Reconciliation Methodology: The final step of the appraisal process is the reconciliation. The
appraiser considers the strengths and weaknesses of each applicable approach and reconciles the
values indicated by these approaches to determine a final value opinion. in this determination,
the appraiser weighs the relative importance, applicability, and defensibility of each of the three
approaches and relies strongly on the approach that is most appropriate to the nature of the

appraisal,

Cost Approach Modeling: The final assessed values utilized by the Municipality will be
broken out by land and building values. The cost approach is the only approach that
identifies both components individually. The other two approaches will also be
considered and depending on the type of property will be given the most weight in the

reconciliation stage.

The Vision Government Solutions, Inc.’s cost tables were utilized, supported by national
cost valuation services, to develop a replacement cost for a building. Once the cost of
the building was developed, depreciation from normal wear and tear and from

functional and economic obsolescence was deducted. The remaining value is
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considered the Replacement Cost Less Depreciation (RCLD). The market indicated land

value and any other outbuilding values are added to give you a final value.

Sales Approach Modeling: This cost value is compared to market sale prices of similar
properties to ensure that the property is appraised at market value for April 1, 2014.
There were a limited number of sales that occurred in the community. This data was
considered, but based on the small sample size; this approach was not given as much

weight as the other approaches,

Income Approach Modeling:

Market Rent Analysis: The first step in analyzing properties income potential is to establish
market rent for land and improvements. To establish a basis for market rent, rentals of
comparable properties in the city for all property types have been considered. Market rent is the
rental income that a property would most probably command in an open market; indicated by
current rents paid and asked for comparable space as of the date of the appraisal. Market rent
may differ from contract rent, which is rent paid as a result of a specific agreement. Market rent is
applicable when the property rights appraised are fee simple. To estimate the property's market

rent, rental data from comparable properties are required to be gathered and analyzed.

Income and expense statements were mailed out to all commercial property owners
throughout the town. This data was examined, qualified and analyzed to develop market rent
schedules and vacancy/expense ratios for each property type (i.e. retail, office, industrial, etc.).
National real estate publications were also reviewed to further support the market rents that
were established. The rates determined are for properties that are considered to be of average

quality and location.  Further adjustments are applied for utility, location, building condition
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and specific vacancy conditions. Income location adjustment factors were mapped consistently
with site index adjustment factors to reconcile between the approaches. individual quality

adjustments were also applied to each property to account for higher or lower utility of the

property.

Once all these factors have been considered, a final net operating income (NO!) is established

for each property based on current market conditions for the fee simple interest.

Direct Capitalization Method: Capitalization is the process of converting a net income stream into
an indication of value. The selection of a capitalization rate (Ro) can be developed by several
methods. Direct Capitalization is a method used to convert an estimate of a single year’s income
expectancy into an indication of value in one direct step, either by dividing the income estimate by
an appropriate rate or by multiplying the income estimate by an appropriate factor. Extraction of
a capitalization rate (Ro) from market surveys and by the band of investment technique are the
most commonly accepted methods. They will be utilized to determine a direct capitalization rate
for each commercial property type. Another method to develop a capitalization rate is through
extracting it from comparable sales. This process was also considered when good market data

was available.

Market Survey of Capitalization Rates: Is an analysis of market surveys that were completed to
determine capitalization rates for the various commercial property types in the Municipality as

of 4/1/2014.

Band of Investment technique: This is a technigue in which the capitalization rates attributable
components of a capital investment are weighted and combined to derive a weighted average

rate that is attributable to the total investment. The two components are the mortgage position
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and the equity position. The variables considered are the mortgage interest rate, amortization

period, holding period, loan to value ratio and the equity yield rate.

Once the capitalization rate is developed the NOI is divided by this rate to determine a value by

the income approach,

Final Reconciliation: Reconciliation spreadsheets by property type were. developed and
analyzed. When possible, all approaches to value were reconciled within a range of 0.90 to 1.10
and the cost model was used as the final value estimate. When not possible, the most relevant
approach to value for a given parcel was selected. The income approach mode} was deleted

during the reconciliation process when not appropriate to the valuation of a given parcel or

property type.

Land Valuation Models: The Commercial/Industrial land sales, sales residuals and income
residuals were analyzed by street to derive typical land value ranges. Site Index adjustment
factors were derived to modify the basic land curve to the market characteristics of each

neighborhood.
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Poles and Conduits: In determining the value for poles and conduits, we utilized the inventory
list supplied by Fairpoint Communications and then verified this by determining the total miles
of streets in town and establishing that there are approximately 35 poles per mile. The pole
and conduits were valued at a rate of 560.00 each and depreciated 50% for the poles that were
100% owned by Fairpoint and 75% for the poles that were 50 % owned. Conduits were valued
at a value of 139,274.00, based on value by Fairpoint Communications, and depreciated 50%.

The ROW was valued as undevelopable land with 90% deprecation.
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Appendix ‘A’: Copy of Contract Specific to this Report
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‘©OPV‘

FOUR-YEAR ASSESSING SERVICES AND
CYCLICAL MEASURE & 1LIST
CONTRACT

SUBJECT: An annual () statistical update of values, (b) measure and list of bullding permits, (c)
mieasure and list of sales, (d) informal citizen hearings on proposed value, (e) cyclical measure and list,
and (f) representation at the Board of Tax and Land Appeal Heavings and/or Superior Courl, all fo be
performed duting the yeavs 2014, 2015, 2016, and 2017,

The Municipality of Moultonborough, NH, a municipal corporation organized and existing under the
laws of the State of New Hampshire, hereinafter called the Municipality; and Vision Government
Solutions, Ine., a business organization existing under the laws of the State of Massachusetts and having
a principal place of business at 44 Bearfoot Road, Northborough, MA 01532, hereinafier called the

Company, hereby mutually agree as follows:

GENERAL PROVISIONS

1, IDIENTIFICATION

1.1 Name of Municipality:
1.2 Address of Municipality:

1.3 Contracting Officer for the Municipality:

1.4 Telephone Nutnbei:
1.5 Email Address;

Moultonborough

Town Office

6 Holland Street
Moultonborough, NH 03254

Carter Terenzind, T'own Administrator

603-476-2347

cterenzini@moultonboroughnh,gov

[.6 Nae of Compaly:
1.7 Address of Company:

1.8 Principal place of business:

1.9 Email Address:

1,10 Telephone Number:
"1.11 Name and Title of Company Signer:

1,12 Type of business organization:

Yision Governmoent Solutions, Ing,

44 Bearfoot Road

Northborough, MA 01532

Northborough, MA 01532

sales@vgst.com

(508) 351-3600

Michael Comer, President

C-Corporstion




DEFINITIONS:

Cyelical Revaluation Rev 601,08 “Cyclical revaluation” means the process of performing a full
revaluation utilizing a systematic measure and fisting of all properties over 3, 4, or5 years and full
statistical updates, analyses, and ratio studies, as prescribed in Rev 602,06 and Rev 602.07, performed in
the year that new market values are applied.

Day “Day” (whether wrltten as capitalized or not) shall mean a calendar day.

Tull Revaluation Rev 601,11 “Full revaluation” means a complete measure, listing and valuation of all
taxable and nontaxable propetties in a municipality with or without use of|, or access to, existing or prior

appraisal data,

Listing Rev 601,13 “Listing” means recording a description of the interior and exterior attributes of any
jmprovements.

Measure Rev 601.16 “Measure” means a physical inspection and recording and sketching of the
exterior dimensions of ahy improvements,

Partinl Revalustion Rev 601,21 “Partial revaluation” means a valuation oft

(a) A specified portion of a municipality or any individual property or properties using a full data
collection effort completed with or without use of or access to existing or prior appraisal data; or

(b) A specified portion of a municipality using less than a complete data collection effort,

Statistical Update Rev 601,24 “Statistical update” means to maintain proportionality by analyzing
market sales throughout the entive muuicipality to identify and implement needed value changes to the

affected areas or classes of property.
DRA Certified Building Measurer and Lister Duties Asb 304,01
(a) A DRA certified building measurer and lister shall, be authorized, to collect data for the sales survey.

(b) A DRA certified building measurer and lister shall not be authotized to validate or invalidate any
sales properties,

DRA Ceortified Property Assessor Assistant Duties Asb 304,02 A DRA certified property assessor
assistant shalil, under the guidance of a DRA certified property assessor or DRA certified property
assessor supervisor, be authorized to:

(/) Appraise residential real estate for tax purposes; and
(2) Validate or invalidate sales for the sales survey,
DRA Certified Property Assessor Dutles Asb 304,03
(a) A DRA certified property assessor shall be authorized to:
(1) Appraise properly for tax purposes Including:
a. ghe annual maintenance of assessments by using sales surveys, charts, and schedules;
an

b. Using cost data established by a DRA certified propeity assessor supervisor during the
year of the last revatuation;

(2) Validate or invalidate sales for the sales survey; and
(3) Submit a signed and dated statement to the department attesting to the qualifications of a
2
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building measurer and lister working under the assessor supervisor to be true accurate and
correct,

(b) A DRA cerlified property assessor shall not be authorized to adjust the cost, land, depreciation, or
other tables resulting in a change to the values without the approval of a DRA certified property assessor

supervisor,
DRA Certified Property Assessor Supervisor Duties Ash 304.04 A DRA certified property assessor
supervisor shall be authorlzed to;

(a) Bxercise general supervision over a revaluation;

(b) Conduct sales surveys and establish base values for land and buildings;

(c) Prepare the sale survey;

(d) Establish charts and schedules to be used in the revaluation;

{e) Prepare reports;

(£) Supervise informal reviews of property assessments with the property owner;

(g) Oversce any revaluation by assisting the municipality to ensure the revaluation is performed
in accordance with state laws and rules;

(h) Assist the municipality to ensure that compliance with the coniract is adhered to;

(i) Submit a signed and dated statement to the department attesting to the qualifications at all
levels of certification to be trme, accurate and correct,

2, SERVICES TO BE PERFORMID BY THE COMPANY {Rev. 602,06}

2.1 General Seope

The general scope of work includes an annual (a) statistical update of values, (b) measure
and list of building pernits, (¢) measure and list of sales, (d) informal citizen hearings on
proposed value, (¢) cyclical imeasure and list, and (f) representation at the Board of Tax
and Land Appeal Hearings and/or Superior Court.

2.2 Term and Termination

The term of this contract is from November 1, 2013 through December 30, 2017, The
Municipality reserves the right to terminate this agreement annually with sixty (60) days’
notice to the Company if performance by the Company is not satisfastory or the Town
Meeting fails to appropriate funding. Annual renewal of the contract will be dependent
upon appropriation by the Town and satisfactory performance,

23 Completion of Work: {Rev 602,02 (b)(3),(4),(5)}

2.3.1 The Company shall complete all work for each year and deliver the same in final
form to the Selectmen/Assessors on ot before August 20, 2014, 2015, 2016, and

2017,




24

2.5

2.6

2.3.2 The update valuation shall be considered complete and In its final form only when

informal reviews have been completed, value changes made as required and the
figures are submitted to and accepted by the Selectinen/Assessors.

Personnel, {6902,03(a)(b)}

24.1

2.4.2

243

244

24.5

24.6

For the grading, classifying, appraising and data collection of all property covered
by this contract, the Company shall only employ personnel who are:

1. Certified by the DRA, in accordance with New Hampshire Code of
Administrative Rules, Asb 303 for the work they will be performing; and

2. Approved by the Municipality.

The Compaty Project Manager must be DRA certified as a Propeity Assessor
Supervisor as outlined in ASB 304.04. Changes in the Company Project Manager
must be approved by the Town (not to be nnreasonably withheld).

The Company shall not compensate, in any way, a municipal officlal or employce
ot any immediate member of the family of such official or employes in the
performance of any work under this contract.

Upon approval of the contract and before the update begins, the Company shall
forwatd 10 the DRA a list of the approved employees assigned to the update
project,

All personnel must have undergone criminal background checks satisfactory to
the Town.,

All necessary field assistants shall hold the Measurer and Lister Certification by
DRA.

Public Relations, {Rev 602,04(a-b)}

2.5.1

The Company and the Municipality, during the progress of the woik, shall each
use its best efforts and that of its employees to promote full cooperation and
amiable relations with the taxpayers. All publicity and news releases shall be
approved by the assessing officals before being released to the news media, The
Companty, upon request of the Municipality, shall make available speakers to
acquaint groups with the nature and purpose of the reappraisal.

Confidentiality. {602.04 (c}(1-2)}

2,61

The Company agrees to not disclose to anyone except the Selectmen/Assessors or
designee and the Commissioner of the DRA or designee, any preliminary values
or new values discovered, for any purpose, ot to permit anyone to use or examine
any of the data on file in connection with the update.




2)

3)

4)

2.6.2  The Company agrees that the data regarding the update in possession of the
Company shall be released, upon request, to the New Hampshire Department of
Revenue Administration staff member assigned to monitor the update,

2.7 Compensation and Terms. {Rev 602,05}

2.7.1  The Company's pricing shall be inclusive of all costs of personnel, mailing, office
support, reproduction, communications, mileage, travel per diems, profit and
overhead and the like,

2.7.2  The Municipality in consideration of the services hereunder to be performed by
the Company agrees to pay to the Company the sum listed for each of the items
listed below.

2,73 Payinent shall be made in monthly installments as the work progresses based on
90% of the estimated proportion of the work completed in the preceding month
with the 10% balance being held and accumulated until final satisfactory
completion of the update valuation as defined in 2.3.2,

2,74  Payment shall be based on monthly progress reports submitted by the Company
and accepted by the Municipality, '

Price
Annusl Statistical Update (Inclusive of all services such as
annual sales review and analysis, informal hearings and
USPAP Report) $43,800
{Forty-Three Thousand
Dollars)
Cyclical Measure and List (per parcel) Per Parcel Price $25 x
(inclusive of follow up letter) 750 parcels = $18,750
If the measure and list profect is complate by 2017 as the present (Eightecn Thousand
sehedule foresees, this witl not be necessary in 2017 and the Municipality Seven Hundred Fifty
will not be billed for this, Dollars)
New Construction Pick Up (per parcel) Per Parcel Price $27 x
(inclusive of new and unfinished construction) 250 pareels = $6,750

(Six Thousand Seven
Hundred Fifty Dollars)

Additional Assessing Services
(inclusive of any BTLA or Superior Court Heavings) $1,000 per diem

Fully Extended Total (Items 1, 2A and 3A) $68,500 annually
(Sixty-Eight Thousand
Five Hundved Dollays)




3. DETAIL SERVICES TO BE PERFORMED BY THE COMPANY

The Company will complete the following work in accordance with the best practices of the profession
and as further clarified herein:

1) Perform an annual statistical update of values for the purpose of updating vatues to be
compliant with RSA 75:8 and balance values to assure equity and faliness in the overall

Assessments;

2) Measure and list all properties that have sold during the contract period and investigate and
verify the circumstances surrounding all sales (to be completed by April 15);

3) Measure, list, and value of new or newly modified properties as a resulf of the issuance of
permits, or any othet applicable source (pick-ups) (to be completed by April 15);

4) Carry out a systematic measure and list of a portion of town properties each year including,
but not limited to, the exterior measurement of all principle buildings. [Note: When the
taxpayer is not at the residence, the Company shall measure the exterior and estimate the
features of the building using the best available evidence, Company shall attempt interlor
inspections during the sununer after notifying alt property owners in wrlting and requesting
interior inspections by appointment. In all cases of entry, the property owner or occupant
shall be at least eighteen (18) yeats of age or the appraiser shall not enter to perform the
inspection];

5) Input all data changes and/or corvections from the statistical update, sales analysis, permit
fuspections and measure and list of properties in Town;

6) Mail out statements of proposed values and year-to-year changes to all taxpayers (to be
completed by July 15) and conduct informal citizen hearings on proposed valties (to be
completed by August 15). Mailing out shall mean that the statements are physically in the
mail and are not just in the process of being mailed or merely sent to the printers;

7) Finalize and submit to the Town final values (to be completed by August 20 and subject to a
$100 per day liquidated damages for every day of delay thereafter);

8) Prepare, submit, respond to requesis for information, and obtain approval of the New
Hampshire Department of Revenue Administiation (DRA) of a USPAP compliant report
which addresses how the statistical update for each year was undertaken and completed;

9) Meet with the Town Administrator, Board of Selectmen and/or Town Assessor upon
request;

10) Meet and work with the Town Assessor and Department of Revenue Appraiser to ensure that
the Town of Moultonborough is meeting all Assessment Review guidelines as stipulated by
the New Hampshire Assessing Standards Board and to maintain a good working
relationship; and
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11)Represent the Town and/or testify in hearings before the Board of Tax and Land Appeals
and/or Superior Coutt.

3.1  Development of Unit Costs

3.1.1 The Company shall make a careful study and investigation of the costs of
resldential, commercial and industrial construction in the area, based upon material
costs and prevailing wage rates in the building trades, The Company shall develop
data unit costs which shall include architects and engineer’s fees, and Company’s
overhead and profils. Before using such unit costs, the Company shall make tests
using costs against actual appraisals of buildings whose actual current costs are
known in order to insure accuracy.

3,1.2 Residential Property Appraisal Schedules. The Company shall use unit costs as
the basis of appraisal of residential properties, Schedules shall consist of unit base
prices upon definite specifications for houses of vatious types and quality of
construction and veftect the building customs and practices in the community. The
schedules shall be complete for various story heights and cover ground areas
adequate for the valuation of all types of houses with tables for additions and
deductions for varlations frotn base specifications including schedules for gatages,

3.2 Manual of Appraisal,

3.2.1 The cost data and schedules developed for the valuation of residential, commercial,
industrial, manufactured housing and exempt properties shall be summarized and
bound by the Company for use as an appraisal manual, The Company shall
insteuct the Sclectmen/Assessors in the use of the manual so that the |
Selectimen/Assessors will have an understanding of the appraisal process being ;
utitized. Upon completion of the update vatuation, the Company shall deliver one ;
copy of the manual to the Selectmen/Assessors and one copy to the Department of ‘
Revenue Administiation; ot

3.2.2 If the Department of Revenue Administration Manual is to be used, the Company
shall so indicate,

3.2.3 The Company shall provide appraisal documentation, which is a USPAP Standard
6 Compliant Final Appraisal Report.

33 Pioperty Record Cards,

3.3.1 The Company shall prepare a property record card, 8 2 x 11 inches, for each
separate parcel of property in the municipality,

3.3.2 The cards shall be so arranged as o show the owner’s name, street number, or
other designation of the property and the mailing address of the owner, together
with the necessary information for determining land value and classification, and
space for indicating the land value and vatue of the buildings on the land.
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333

334

3.35

The card shall be so arranged as to show descriptive information of the buildings,
pricing detail, depreciation allowed for physical, functional and economic factors
and an outline sketeh of all principal buildings in the parcel, The property record
cards shall be filed as requested by the Municipality.

Any coding used by the Company on the property vecord card will be clearly
explained elsewhere on the card or on an attachiment thereto,

The signature or other identifying symbol of the Company’s employee appraising
the property shall be noted on each property record card,

3.4  Sales Survey.

341

342

343

344

34.5

34.6

34.7

348

In order to ensure that appraisals will reflect full and true value, the Municipatity
shail provide to the Company a copy of all property transfers for a period tiot 10
exceed two (2) years immediately preceding the effective date of the update
valuation, :

A sales analysis shall be conducted using accepted appraisal metheds in order to
determine land, building and total property values. Such accepted methodology
shall include the consideration of all sales given by the municipality to the
Company and their inclusion in the sales survey book with appropriate notations
for those sales not used in the correlation of values.

The sales data shall be collected by qualified real estate appraisers, appraiser
supetvisors, or monitors, A real estate appraiser supervisor or monitor shall
conduct the sales survey,

All property sales shall be included in the sales book by photocopy or printout of
the property assessment record card and a photograph of the principal buildings
shall be attached thereto,

The sales price and terms of the sale shall be verified by the Company and a
notation to that effect made on the property assessment record card along with the
sale price, date of the sale, and date of inspection,

Land values shall be determined from land only sales whenever possible, however,
in the absence of an adequate number of land sales, the appraiser tnay use the land
residual technique to assist him in the detexmination of land values. The analysis
shall show the sale price, adjustments made and final value as of the effective date
of the update.

The indicated land values shatl be shown as, but not limited to, front foot, square
foot, front acre or rear acre units or other appropyiate units of comparison,

The completed sales survey showing the sales used and the analysis to indicate
property values, together with maps showing front foot, square foot or front acre,
rear acre unit values, or other appropriate units of comparison shall be delivered
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to the Selectmen/Assessors for approval and shall become the property of the
Municipality at the completion of the update,

3.5 Informal Reviews.

3.5.1 The Company shall mail, first class, to all property owners & notice of the newly
estimated value of the property. Such notice, subject to town approval by email,
shall also contain at least two (2) locations of where posted lists of community-
wide values are available for review. The notice shall also contain the date, time
and location of the informal review process including instructions on obtaining an
inforinal review, the time frame in which the reviews will be scheduled and
instructions relating to the appeal of the informal review process.

3.5.2 ‘The informal review schedule will be approved in advance, by the
Selectmen/Assessors or hisfher designee and the informal review process may be
monitored by the Selectmen/Assessors or his/her designee. The Company shall
ehsure that an informal review of the newly estimated property values is provided
to all property owners who request such review,

3.5.3 The Company shail notify all property owners addressed during the informal
teviews of the disposition of their veview stating whether or not a change in value
has resulted, and the amount thereof along with complete instructions for an appeal
of the informal review process,

3.6 Appeal; Procedure Notification,

If any property owner believes their assessment Is unfair and wishes to appeal for
abatement, they SHALL FIRST APPEAL TO THE LOCAL ASSESSING
OFFICIALS in writing, by Mavch 1, in accordance with RSA 76:16, Forms for this
purpose may be obtained from the local Assessing Officials, The MUNICIPALITY has
until July 1 following notice of tax to grant or deny the abatement, If the propeity owner
is dissatisfied with the decision of the local assessing authority, or the taxpayer does not
receive a decision, the taxpayer may exercise ONE of the following options:

OPTION NUMBER 1

The taxpayer may APPEAL TO THE BOARD OF TAX AND LAND APPEALS, 107
PLEASANT STREET, CONCORD, NEW HAMPSHIRE 03301, in writing, after
receiving the MUNICIPALITY’s decision or after July 1 and no later than September 1
after the date of the notice of tax, with a payment of an application fee as set by the Board
(RSA76:16a)

OPTION NUMBER 2

The taxpayer may APPEAL BY PETITION TO THE SUPERIOR COURT IN THE
COUNTY IN WHICH THE PROPERTY IS LOCATED on or before September 1
following the date of notice of tax. (RSA 76:17)
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6,

4.7

4.8

The Company shall mail income and expense questionnaires, after approval by the
Town, to all commercial property owners, The responses to the questionnaires shall be
returned to the Company, but all responses shall be the property of the Town at the
completion of the project, This information shall not be a public record, The Company
shall perform the income approach by the accepted methods of capitalization.

Final Comparison.

Before the final values are established, the Company shall make a careful compatison of
appraisals with the values established by sales occurring within two years prior to and
during the progress of the appraisal for the purpose of ensuring that, at the time of the
completion of the appraisal, all values will reflect the market value as of April 1* of the
update yeat.

CONDUCT OF VALUATION OF INDUSTRIAL PROPERTY

5.1

5.2

3.3

5.4

5.5

The Company shall appraise industrial property in the same manner as commercial
property so far as applicable,

Each industtial property record card, or an attachinent thereto, shall show a value of the
buildings.

The Company shall carefully describe and price each industrial building by its corponent
parts and depreciate it according to age, condition, utility, and desirability and the
appropriate amount of physical, functional and economic depreciation or a “composite
percent good” shall be shown. Total values shall represent the sound utility value for
which it is being used or might be used,

All industrial property, whether rented or not, may have its earnings or estimated eamings
capitalized to be used as a check against physical value. Valuation of the Public Utilities
by the Company is not part of this contract.

The Company shall mail income and expense questionnaires, after approval by the
Town, to all indusirial property owners. The responses to the questionnaires shalf be
returned to the Company, but al! responses shall be the property of the Town af the
completion of the project. This information shall not be a public record. The Company
shall perform the income approach by the accepted methods of capitalization,

TAX APPEALS & ABATEMENTS

The Company agrees to furnish the services of a qualified representative to support the values
established for the update tax year upon appeals to the Town and the N.H. Board of Tax and Land
Appeals or Superior Cout, in all cases where the appeals have been entered within the time
prescribed by law, Any days required, will be billed at a rate of One Thousand Dellars
($1,000,00) per day ptus expenses. The Company shall continue to be responsible for providing
a qualified representative to support the established value even if the Selectmen/Assessors have
reduced the value as patt of the proceedings defined in RSA 76:16. However, if the
Selectmen/Assessors increase any value established by the Company, they forfeit their right to
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Company representation,

STATUS OF COMPANY

The Company shall be compensated as an independent Company and shall be responsible for
providing FICA, Wotkmen’s Compensation, Unemployment Compensation & Liability
Insurance to all employces assigited 1o the Town of Moultonborough project and providing proof
thereof,

SERVICES TO BE PERFORMED BY THE TOWN

7.1

7.2

7.3

74

7.5

1.6

Apprsiser-in-Chief.

The Selectmen/Assessors shall act as Appraiser-in Chief and shall notify the Company, in
writing, what property is exempt from taxation.

Approval Required,

The Selectmen/Assessors shall approve, prior to the signing of the contract, the procedures
to be followed in making the reappraisals, including the method to be employed in valuing
all land and all buildings, and the format of the property record cards,

Office Space and Equipment. {Rev 602,02 (b) (6)}

The Town will provide office space with a desk, phone, photocopier and computer with
access to the VISION CAMA system at the Town Offices while they are in Town doing
their field work. This is suppoit spacc and is not intended to be the primaty offices for
the Company.

Records and Maps.

The Municipality shall furnish fo the Company information pertaining to ownesship of all
property in the municipality, a set of cutrent lax maps, zoning maps, charts, plans, and
sales infotmation, and additional copies if requested by the Company.

Sales Information,
The Municipality shail keep the Company informed of all sales of property taking place
during the progress of the update of which it has knowledge, shall make corrections on

municipal maps as of April | of the update year where lots have been subdivided, merged
or apportioned, and notify the Company of all ownership, name and address changes,

Notice,

The Selectinen/Assessors or his/her designee shall notify the Company, in writing, what
property is exempt from taxation,
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8.

INDEMNIFICATION AND INSURANCE

8.1

8.2

83

8.4

8.5

To the fullest extent permitted by Laws and Regulations, Company shall indemnify and
hold harmless Municipality, and the officers, directors, members, parthers, employees,
agents, consultants and subeontractors of Municipality from and against all claims, costs,
losses and damages (including but not limited 1o all fees and charges of engineers,
architects, attorneys, and other professionals and all court or arbitration or other dispute
resolution costs) arising out of or relating to the performance of the work, provided that
any such claim, cost, loss, or damage is attributable to bodily injury, sickness, disease, or
death or to injury to or destruction of tangible property (other than the work itself),
including the foss of use resulting therefiom but only to the exient caused by any negligent
act or omission of Company, any Company subcontractor, any Company supplier, or any
Company individual or entity directly or inditectly employed by any of them to perform
any of the work or auyone whose acts any of them may be liable.

The Company shall not be responsible for consequential or compensatory damages arising
from the late performance or non-performance of the agreement caused by circumstances
which ave beyond the Company’s reasonable control,

Prior to commencing work, and throughout the term of this Contract, the Company shail
obtain, maintain and provide to the Town a copy of the certificate, in the limits and under
the conditions set forth below, insutance coverage for the following types and levels of
coverage:

i Workers Compensation: Statutory

il.  Automobile and Equipment: - $1 Million/$2 Million
iii.  Property Damage: $1 Million/$2 Million
iv.  General Liability: $1 Million/$2 Million

Bach policy of insurance shall be issued by a financially secure insurer, duly lcensed to
do business in the State of New Hampshire, The Town shall be named as certificate
holder and shall be included along with officers, employees and agents as named
additional insured, The Town shall be notified no carlicr thau thirty (30) days before any
such policy is cancelled, alteved or materially changed. If a subcontractor or sub-
consultant is used for any portion of the work, the Company will provide to the Town a
similar certificate, in similar amounts and under similar conditions, from the
subcontractor,

Should the Company fail to maintain such Workers’ Compensation insurance, and
should the Town be found fiable to principals, officers, employees and agents of the
Compatty, the Town may recover from the Company the amount of any medical costs
and compensation paid fo or on behalf of the principals, officers, employees and agents
of the Company and any expenses relating to claims filed under the provisions of
Workers’ Compensation, '

13




9,

TOWN SIZE & PROJECT TIMETABLE

9.1

9.2

General Background

The Town of Moultonborough has 7,390 pavcels of land fo assess. These are classified
as follows:

5,042 residential improved 1,206 residential vacant

194 condominiums 234 mobile home

2 apartment buildings 139 commerciat & industiial improved
50 commercial and industrials vacant 386 exempt

137 current use parcels

There are also 16 utility parcels not included as patt of this bid, The total assessed value
of the Town is $2,853,773,399. The Town of Moultonborough is presently undergoing
the 2013 Assesstment Review with the New Hampshire Departiment of Revenue. It has
undergone an atinual statistical update over each of the past ten (10) years. The Town’s
last full measure and list was in 2004. The Town is in the second year - and on track - of
a five-year process to measute and list properties in every five-year cycle, The Town
currently uses the VISION CAMA sofiware, It is the Town’s intent to continue to use
this software,

Over each of the past two (2) years the Town has averaged 100 qualified sales, 250
building permits, and 750 cyclical measure and list assignments. It is the Company’s
responsibility to projeet and include in the base pricing an anticipated number of
qualified sales. Should building petmits vary from this average, this contract will be
rebalanced with more or fewer cyclical measure and list parcels to balance the contract
out overall at the aniicipated total annual cost,

Project Timetable

The following timetable shall be used as a date template for cach year of the project:

From _ To
Start-up 110172013
Cyclical Inspections 11A01/2013 6101/2014
Sales Inspections 40172014 6/01/2014
Sales analysis startup and completion 6/01/2014 70172014
Modeling and ealibration startup and completion /2014 7/0112014
FHe maintenance timeline On-going
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Inspection Call-backs 6/25/2014 /0372014
Generation of final values 70142014 711072014
Tutnover of reviewed preliminary vatuations for Monitor review W20 711472014
Nolics to taxpayers of preliminary valuations 152014
Informal hearings schedule 8/04/2014 8/13/2014
Request for Project Review 8/15/2014
Project Completion 8/20/2014

16. ADDENDUMS, AMENDMENTS AND APPENDIXES {Rev 602.17}

12,1 Addendums, Amendments and appendixes may be added only by separate instrument in

writing and shall meet all requirements of Rev 602,
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11, SIGNATURES {Rev 602,18}

Date: // //L/

Municipality oft Moutlonborough, NH

Inth ptesencc ot
Z By Its Duly Authorized Agenis:

\w e fonar
" AT

Y In his official cafadity afd ol as an individual

in !I resence uf/ By Company:
— e, _/// ' -
L L “ /i)

Tt by 7
Brian \Aanduk Witness Michael Comer, President
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)
2)

3)

4)

b)

TOWN OF MOULTONBOROUGH
6 Holland Street
Moultenborough, NH 03254
Request for Proposal — Assessing Services

ADDENDUM #1 — August 22, 2013

THERE IS NO CHANGE IN THE BID DUE DATE!
THERE IS NO CHANGE IN THE BID FORM.

ADDITIONAL REQUIREMENTS!
Sales Review: When a visit is made for a sales review/analysis, a full measure and Hst shall be condueted.

Building Permit; When a visit is mede for a bullding permit, a full measure and list of the entire premises shalt be
conducted if one has not been completed In the last two (2) years.

Photos; While at a property for an iuspeetion, new photo(s) shall be taken of exterlor changes to the propeity or ifyou
think the old ploto needs updating or is of poor quality.

Minimum Number of Qualificd Sales: In the sales analysis, the number of qualified sales used must equal at least two
percent (2%) of the total number parcelsfstructures in town. 1fthere fsnot a sufficient number of qualified sales ina
year, you should include sales from previous years and time trend so there Is a sufficlent number of sales to carry out

your analysls.

QUESTIONS:

Who has the responsibllity to arrange transportation to the island propertles?
It is the contractor’s respousibllity to arrange thelr own transportation to and from the Island propertics as needed.

There are approximately one hundred twenty-four propesties on fifty islands on three water bodies (Squam Lake, Lees
Pond & Lake Winnipesaukee),

‘Who processes the abatements?

" Town staff handles abatements. Over the past five (5) years we have received the following number of requests:

2008 35
2009 39
201¢ 66
2011 28
2012 31




Addendum #1 to Assessing Services
Angust 22, 2013

Page 2

c)

d)

g)

I)

i)

Hearlings:
Over the past three years, we had the following number of hearings:

2010  259twtal 78 phone
2001 80 total 36 phone
2012 85total 46 phone

Over those hree years, there have been approximately five appeals to either the Superior Court or BYLA and were
setled, Your role Is us presenter (BTLA) and expert witness (BTLA & Superior Court),

Do you really want the errors & emisslons insurance? This is not a sormal thing fu our fleld?
We are walving this requlrement,

Do you really need the insurance for the full ferm of the contract?

An insurance certificate for each year of the confract must be submitted. It does not need to be submitted for the
entire four years in advance,

May we earry out the measuve & list prior to Aprtl 1?

Often, yes. Recently the initial inspections were completed in February and March. However, you need fo account
for our seasonal population, 1ffnterlor entry is not made, a letter must be sent requesting taxpayers call the company
for an appointment, scheduled around the week of July 4 when the vast majority of our seasonul residents are in Town. !

Whint is the vate of interlor nspectlons?

During the February/March inspections, the rate is below twenty percent. After interior inspection appointments are
scheduled, the rate is approximately forty percent.

How many annual hearings do you have?
There were approximately 140 in 2010; there were less than 100 In 2011 and 2012,

What whl be your access to Viston soflware?

We wiil provide you space and services while you ave here doing your field work, Town Hall Is not meant to be your
primary office for data entry. We will ailow you remote access from your office to the Viston software on our server.

-Engd -
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Clarifications

Town of Moultonborough, New Hampshire

1. Data Collection - Interior Inspections The Company will make an initial visit to all properties
and attempt to perform an interfor inspection. Where necessary, the Company will make one
callback after our initial inspection attempt if the Company does not gain entrance to the property.
If after one visit and one callback, an interior inspection was not performed, a notification lefter
will be mailed. Appointments will then be arranged by phone for interior inspections.

2, Utility Propextics: The Company is aware that utility properties (electric, gas and water) are not
included as pact of the RFP specifications.

3. Data Collection Guidelines; The Company has provided a sample document of Data Collection
Guidelines only as part of lts proposal. Final guidelines will be established from project RFP
specifications, and in conjunction with the Town Assessor and Project Manager,
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Appendix ‘B’: Individuals Responsible/Assisting in Completion of Report

58




Projéct manager:

Paul McKenney

Analysis (DRA Certified Assessor Supervisors):

Paul McKenney (Residential)
Stephen Whalen (Commercial)

Appraisal/Data Collection (DRA Certified):

Joseph Jenkins

Richard Kulp

“DRA Certification can be verified on-line at the New Hampshire
Department of Revenue Administration website at
www.hh.gov/revenue.”
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Appendix ‘C’: Qualifications
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PAUL R, McKENNEY, CMA

MASS APPRAISAL EXPERIENCE

VISION GOVERNMENT SOLUTIONS, NORTHBORO, MA

12/10-

PRESENT District Manager:

06/05-
12/10

06/04-
06/05

06/03-
06/04

12/01 -
06/03

Primary responsibility is the allocation of personnel and resources to effectively execute
contracts assigned to district. Also responsible for producing revenue projections, cost ratio
studies and project billing reports. Interact with other departments within the company
regarding contract specifications and implementation. Responsible for the direct supervision
of project managers and appraisers within a district encompassing Connecticut, Maine,
Massachusetts, New Hampshire and Vermont.

Project Manager:

Responsible for planning, implementing and running revaluation projects for various
municipalities. Specific duties include the mass appraisal of residential properties. Duties
include property sales review and verification, statistical analysis, model calibration, the
supervision of data collectors and field review appraisers, taxpayer hearings and all reporting
requirements as they relate to project certification.

Staff Appraiser:

Review residential and commercial properties for revaluation purposes.

Responsibilities include setting neighborhood factors for land based on sales and income
analysis; review and analyze income and expense reports on commercial and industrial
properties; market research and formulation of cap rates; commercial and industrial review
and reconciliation.

Crew Chief:

Manage overall supervision of all aspects of data collection. Work directly with tax
assessor’s office to coordinate inspections of residential properties. Organize and delegate
daily workload to data collector team and review all information collected for accuracy and
completeness. Oversee data entry, notification of the public regarding revaluation processes
and handle taxpayer concerns. Prepare for sales analysis and field review phases of

- revaluation projects. Hire and train new data collectors when necessary.

Data Collector; Responsibilities include accurately locating, identifying, and measuring the
exterior dimensions of assigned properties. Making a thorough inspection of the interior of
the property and accurately recording all pertinent data used in the valuation of the property.




PROFESSIONAL EXPERIENCE

1993-
2001

1985-
1993

1985-
1993

VXI Corporation, Rollinsford, NH (Manufacturer of Telecommunications

Equipment)

Director of Materials: Coordinated activities of production department for materials
processing and product manufacturing. Managed activities and personnel involved in the
purchasing and distribution of materials, equipment and supplies. Provided analysis and
reporting regarding availability, delivery and future requirements. Developed, implemented
and ensured compliance with instructions, policies, systems and procedures. Reviewed
purchase orders and contracts for compliance with established requirements. Planned
production operations, including priorities and sequences for manufacturing. Implemented,
coordinated and maintained Quality Control Systems, Oversaw employee performance and
assisted in resolution of personnel issues.

Eagle Realty, Dover, NH
Principle Broker: Real Estate sales, customer service and residential/commercial property
management. Real Estate Appraisal, Commercial & Residential.

Superior Property Management, Dover, NH
Property Manager: Residential and commercial property management, Appraisal.

EDUCATION

University of New Hampshire — Business Management

MeCarthy Real Estate Academy — Real Estate Law, Practices, Appraisal.

Nathaniel Hawthorne College — Business - Management

New Hampshire College - Business Management

~ New Hampshire Vocational Technical Institute - Electronics

Vision Appraisal Technology - 80 Hour In-house Training Program, V6 Training
IAAOQO - Course 101, Course 5, USPAP 15 Hr core course

TAAQ - Course 400, Assessment Administration

USPAP - 15 Hours Classroom Class

MAAO ~ Course 5, Mass Appraisal of Real Property

JMB Real Estate Academy - Appraising Income Properties

New Hampshire State Statues Classes 1 & 2

New Hampshire Dept. of Revenue — Excel for Assessors

New Hampshire Licensed Real Estate Broker License # 568

State of New Hampshire — Certified Property Assessor Supervisor
State of Maine Certified Maine Assessor # 738
State of Connecticut - Land/Residential Certification # 918




State of Vermont - Project Supervisor

MEMBERSHIP/ PROFESSIONAL AFFILIATIONS

TAAO - International Association of Assessing Officials
MAAQO - Maine Association of Assessing Officials

NHAAQ - New Hampshire Association of Assessing Officials
New Hampshire — Justice of the Peace

New Hampshire — Notary Public




Appendix ‘D’: Residential Valuation Reports

- Qualified Land Sales
- Unquatified Land Sales
- Sales Studies:
- Land Use
- Lot Size
- Site Index
- Neighborhood
- Style
- Actual Year Built
- Building Size
- Residentlal Grade
- Sale Price Quartile
- Sale Date

- Condominium
- Total Value Report by Property Class

- Price Related Differential

- Ratio Study Using Old Values

- Sales Validity Codes
- All Sales Report

- Qualified Sales Report
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